FINELLI CONSULTING ENGINEERS, INC.

205 ROUTE 31 NORTH
WASHINGTON, NJ 07882

PHONE: (908) 835-9500

FAX: (908) 835-9909
WWW.FINELLICONSULTING.COM

January 9, 2023

VIA EMAIL ONLY
Ms. Kelley Smith, Secretary

HARMONY TOWNSHIP LAND USE BOARD
3003 Belvidere Road
Phillipsburg, New Jersey 08865

Re:  Second Completeness Review — Preliminary & Final Major Subdivision
Preliminary and Final Site Plan
Harmony Sand Solar Farm, LLC
Block 7, Lots 2, 13 & 14
Harmony Township, Warren County
FCE No. HAWL002C5

' Dear Ms. Smith:

Our office originally received the following information regarding the above-referenced Major Site
Plan Application:

Transmittal letter from Bohler Engineering, dated March 7, 2022.

Harmony Township Land Use Board application form.

Certification of payment of taxes from the Tax Collector, dated January 31, 2022.

Preliminary & Final Site Plan Checklists

Preliminary & Final Site Plan Application Fee in the amount of $5,150.00.

Preliminary & Final Site Plan Escrow Fee in the amount of $6,175.00.

Stormwater Management Report prepared by Bohler Engineering, dated February 2022.

Boundary, Topographic & Location Survey (27 sheets), Block 7, Lots 2, 13 & 14, 3183 Belvidere

Road, prepared by Control Point Associates, dated March 8, 2021, with revisions to January 26,

2022.

9.  Plan Set (15 sheets) entitled “Preliminary / Final Land Development Plans for Harmony Sand
Solar Farm, LLC, prepared by Bohler Engineering, dated February 17, 2022, with revisions to
February 21, 2022,

10. Disapproval letter from Warren County Planning Department, dated April 26, 2022.
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The following additional information was received in our office on June 16, 2022:

11. Response letter from Bohler Engineering, dated June 10, 2022.
12.  Plan Set (17 sheets) entitled “Preliminary / Final Land Development Plans for Harmony Sand

Solar Farm, LLC, prepared by Bohler Engineering, dated February 17, 2022, with revisions to
June 6, 2022.
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The following additional information was received in our office on July 6, 2022.

13. Area of Concern (AOC) — Specific Site Investigation Report prepared by Penn Jersey
Environmental Consulting, dated June 2022.

The following additional information was received in our office on August 15, 2022,
14.  Use clarification letter from Bohler Engineering, dated August 15, 2022.
The following additional information was received in our office on November 4, 2022.

15. Transmittal letter from Bohler Engineering, dated October 27, 2022.

16. Preliminary & Final Major Subdivision Plan Application Fee in the amount of $3,125.00.

17. Preliminary & Final Major Subdivision Escrow Fee in the amount of $7,000.00. -

18. EIS and CIS fee in the amount of $5,125.00.

19. Harmony Township Land Use Board Application for Preliminary & Final Major Subdivision and
Preliminary & Final Major Site Plan, which includes the Certification By Tax Collector of taxes
paid in full.

20. Harmony Township Land Use Board Major Subdivision Checklists, which include Zoning
Variance Request and Waiver Request Lists.

21. Harmony Township Land Use Board Site Plan Checklists.

22. Area of Concern (AOC) — Specific Site Investigation Report dated June 2022, prepared by
Pennlersey Environmental Consulting.

23. Plan Set (2 sheets) entitled, “Preliminary & Final Major Subdivision — Plat” prepared by Control
Point Associates, Inc., dated October 14, 2022,

24. Plan Set (15 sheets) entitled “Preliminary / Final Land Development Plans for Harmony Sand
Solar Farm, LLC, prepared by Bohler Engineering, dated February 17, 2022, with revisions to
October 27, 2022.

The following additional information was received in our office on December 1, 2022.

25. Transmittal letter from Bohler Engineering, dated November 30, 2022.
26. Title Report prepared by Nationwide Title Services, dated August 23, 2022,
27. Upper Delaware Soil Conservation District approval letter, dated May 11, 2022.

The following additional information was received in our office on January 3, 2023.

28. Transmittal letter from Bohler Engineering, dated December 30, 2022.

29. Plan Set (3 sheets) entitled, “Preliminary Major Subdivision — Plat” prepared by Control Point
Associates, Inc., dated December 30, 2022.

30. Plan Set (18 sheets) entitled “Preliminary / Final Site Plans for Harmony Sand Solar Farm, LLC,
prepared by Bohler Engineering, dated February 17, 2022, with revisions to December 27, 2022.
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PROJECT SUMMARY

The applicant, Harmony Sand Solar Farm, LLC., is seeking approval from the Land Use Board for
concurrent Preliminary and Final Major Subdivision and Preliminary and Final Site Plan approval to
construct a 29 MW-AC power solar farm on lands totaling 204 acres identified as Block 7, Lots 2, 13
and 14. Lot 2 is owned by Richard Hummer, Jr. and Lots 13 and 14 are owned by Harmony Sand &
Gravel, Inc (HS&G). The site is bounded on the south by the Rotondi compost facility, on the west by
Conrail Right of Way, on the north by lands of Star D Farm (Lot 1) and on the east by Belvidere Road
and lands of G. Laubach (Lot 3). The development proposes the installation of approximately 84 acres
of solar panels. Access to the site will be from the existing Harmony Sand & Gravel driveway on
Belvidere Road (County Route 519).

A portion of Lots 2 and 14 are being actively mined by Harmony Sand & Gravel (HS&G) in what is
known as the “Front Pit” pursuant to their current Township Quarrying License. The mining is being
conducted underwater within the existing lake on these lots. The rear portion of Lot 14 contains the
processing plant for the quarry operation. Lot 13 is agricultural in nature with some wooded areas and
contains none of HS&G’s current quarrying activities.

Freshwater wetlands and riparian areas are present adjacent to Buckhorn Creek. However, the proposed
solar panels appear to be located outside of any wetlands, transition areas or riparian areas. Slopes up
to approximately 25% are present on portions of the properties.

All three (3) lots are located within the I-1 Industrial Zone except for a small portion of Lot 2 south of
the Buckhorn Creek and the frontage of Lot 14 along Route 519 which lie within in the R-HB Zone.
No solar panels are proposed within the R-HB Zone areas. All lots also lie within the Highlands
Planning Area. Solar production facilities are permitted as conditional uses within the I-1 Zone pursuant
to Chapter 525-49.D(1) of the current Harmony Township Code. The Municipal Land Use Law at
N.J.S.A. 40:55D-66.11 however permits solar facilities on tracts of 20 acres or more in all Industrial
Zones. The solar facility is therefore being considered a permitted use within the I-1 Zone.

The Preliminary and Final Site Plan applications were considered for completeness by the Board at its
July 13, 2022 meeting. Several completeness waivers were granted and the applications were deemed
complete. Our initial technical review of the Preliminary and Final Site Plans was issued on August 12,
2022. On November 4, 2022, revised Site Plans were received in our office along with an application
for Preliminary and Final Major Subdivision approval seeking to reconfigure the three (3) existing
lots into five (5) lots.
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Our initial completeness review of the Preliminary and Final major subdivision was issued on December
5,2022. FCE met with the applicant and his engineer and attorney on December 14, 2022, to discuss
the December 5™ review letter. During this meeting, the applicant agreed that a condition of the approval
of this application would be that any use other than the proposed solar would require any and all
applicable Township approvals including, but not limited to, access roads, uses, lot sizes, etc. On
January 5, 2023, revised preliminary subdivision and Preliminary/Final Site Plans were received in our
office. These plans are seeking approval to reconfigure the three (3) existing lots into six (6) lots.

SECOND COMPLETENESS REVIEW - PRELIMINARY & FINAL MAJOR
SUBDIVISION

Our office has performed a completeness review of the application using the above-referenced
information and the Preliminary and Final Major Subdivision Checklists. We offer the following
comments:

Preliminary Major Subdivision Requirements

1. Ch. 425-8A(3) — The applicant is requesting that the final plat be provided upon preliminary
approval. We recommend that the Board agree to this submission timeline.

2. Ch. 425-11A(3) — The preliminary plat is prepared at a scale of one inch equals 200 feet which
exceeds the one inch equals 50 feet scale required in the ordinance. We recommend that the Board
waive the scale requirement as the 200-scale plat is adequate to depict the lot layout.

3. Ch. 425-11A(8) — Preliminary plans are required to show that all lots are served by driveways
meeting the requirements of the Harmony Township Driveway Ordinance. In addition, the Zoning
Ordinance in Chapter 525-25D requires that all lots having primary structures firont on a street
improved to Township standards. Proposed Lots 3, 4, 5, and 6 as shown are to be accessed by the
existing or proposed Haul Road. Since these new lots will not have frontage on a street improved to
Township standards, a variance would be required to permit the creation of these lots. We
recommend that the Board waive the requirements for profiles and cross sections of the driveway.

4. Ch. 425-11B(2) — A separate title sheet is required for Major Subdivisions and none is provided.
Given the nature of the subdivision we recommend the Board waive the requirement.

5. Ch. 425-13A(2) — Two-foot contours are required. The plan provides five-foot contours. We
recommend that the Board waive the requirement for two-foot contours as the five-foot contours
should be adequate considering that the survey drawings depict two-foot contours, and no
significant grading should be necessary for the subdivision.

6. Ch. 425-13B(2)(a-c) — Other rights-of-way and easements should be shown on the subdivision plan
and within 500 feet of its boundaries, with identification and description, location and width, and
restrictions on use, if any. As discussed during the December 14, 2022 meeting, an easement for
the existing driveway located on a portion of Block 7 Lot 1.03 is necessary. We recommend that

Harmony Sand Solar Farm January 9, 2023
HAWL002CS Page 4



the Board make this easement a condition of approval. We also recommend that the Board waive
the requirement for easements within 500 feet be shown.

7. Ch. 425-13B(3)(a-c) — Drainage structures should be shown on the subdivision plan and within 500
feet of its boundaries in plan and profile including type of structure, location, invert elevations,
gradients and sizes of all pipe and other structures, where applicable, and capacity of all storm
drainage facilities. We recommend the Board waive the requirement.

8. Ch. 425-30 — An Environmental Impact Statement is required for preliminary major subdivisions.
We recommend the Board waive the requirement as no improvements are being proposed as part
of this subdivision application.

Final Major Subdivision Requirements

9. Ch.425-9C(1)— A Final Plat should be submitted, separate from the preliminary plans, after a public
hearing and approval by the Board. The plan should be drawn in accordance with the New Jersey
Map Filing Law and include a zoning table with a listing of variances granted. Contours should not
be shown on the Final Plat.

Our office would recommend that the subdivision application be deemed complete subsequent to the
aforementioned checklist item waivers being granted. As such, we will then proceed in developing a
technical review report of both the Preliminary Subdivision Plan and Preliminary/Final Site Plans for
a Public Hearing in February or at another meeting date established by the Board. Procedurally
speaking, this would allow for both applications to be heard concurrently.

It is our understanding that this matter is scheduled for the Board’s January 11, 2023, meeting. Public
notice was previously provided. The applicant will need to grant the Board an extension through
February 2023 for the Site Plan Applications.
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I trust this report is satisfactory. Please feel free to call with any questions.
Very truly yours,

FINELLI CONSULTING ENGINEERS, INC.

INESEE

Michael S. Finelli, P.E., P.P., CM.E.
Municipal Engineer

G Land Use Board Members (Secretary to distribute via email only)
Greg Gianforcaro, Esq., via email only
Gary Cicero, Harmony Sand Solar Farm, via email only
Steven Gouin, Esq., via email only
Mark Bellin, Esq., via email only
Richard Hummer, Jr., via email only
Robert Streker, P.E., via email only
Rodger A. Ferguson, LSRP, via e-mail only
Warren County Planning Department, via email only
Upper Delaware Soil Conservation District, via email only
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December 30, 2022

Ms. Kelley Smith |
Harmony Township Land Use Board HARMONY TOWNSHIP
3003 Belvidere Road LAND USE BOARD

Phillipsburg, NJ 08865

RE: Proposed Ground Mounted Solar Field
Block 7, Lot 2, 13 and 14
Harmony Sand Solar Farm, LLC
3183 Belvidere Road
Township of Harmony
Warren County, New Jersey
BENJ File No. J210466

Dear Ms. Smith:

Enclosed please find the following documents constituting our resubmission with regarding the
above referenced project:

s One (1) signed and sealed copy of the Preliminary/Final Major Site Plans, prepared by Bohler
Engineering NJ, LLC, dated October 10, 2021, last revised December 27, 2022;

e One (1) signed and sealed copy of the Preliminary & Final Major Subdivision — Plat, prepared by
Control Point Associates, Inc, dated December 30, 2022;

o Fifteen (15) copies of 11 x 17 * Preliminary/Final Major Site Plans, prepared by Bohler Engineering
NJ, LLC, dated October 10, 2021, last revised December 27, 2022; and

o Fifteen (15) copies of 11 x 17 * Preliminary & Final Major Subdivision — Plat, prepared by Control
Point Associates, Inc dated December 30, 2022.

Our office is in receipt of the initial completeness review letter dated December 5, 2022, prepared
by Finelli Consulting Engineers Inc. After a subsequent meeting with the review engineer on December
14, 2022, we offer the following point-by-point responses:

Preliminary Major Subdivision Requirement

1. Ch. 425-8A(3) — A separate final plat will be prepared and submitted after preliminary approval.

2. Ch. 425-11A(3) — Acknowledged. Waiver Requested.

3. Ch. 425-11A(8) — As discussed at our meeting, the intent of the subdivision is not to create a
typical “industrial" subdivision. The haul road is to be utilized in the same capacity as it is today,
and the proposed solar facilities will have minimal impact on the existing traffic patterns. We
respectfully request a waiver from this item.

4. Ch. 425-11B - The site plans have been revised to indicate the respective bulk requirements

found in Ordinance Section 525 for all existing and proposed lots.

Ch. 425-11B(2)(g)[6] =The subdivision plat has been revised for clarity.

Ch. 425-13A(2) — Acknowledged. Waiver Requested.

Ch. 425-13B(2)(a-c) — As discussed at our meeting, the proposed 30’ wide access driveway

easement shall extend through the proposed solar field lots along the existing haul road for the

benefit of proposed lot 5. Portions of the existing easement and haul road that fall within the
adjacent lot 1 property can be relocated to fall completed within the applicant's property.

8. Ch. 425-13B(3)(a-c) — As discussed at our meeting, the intent of the subdivision is not to create a
typical “industrial” subdivision. The haul road is to be utilized in the same capacity as it is today,
and the proposed solar facilities will have minimal impact on the existing drainage patterns. We

l
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Ms. Kelley Smith/ Harmony Township Land Use Board
BENJ File No. J210466
December 30, 2022

Page 2 of 2

respectfully request a waiver from providing locations of drainage patterns. We respectfully
request a waiver from providing locations of drainage structures within 500 feet of the property as
the haul road is not proposed to be improved.

9. Ch, 425-13B(4) — Locations of existing utilities such as wells and septic systems have been
shown on the plat.

10. Ch. 425-13B(5)(a -c) — Locations of sensitive environmental features such as ponds, wetlands,
and riparian areas have been shown on the plat.

11. Ch. 425-13C(2)(b) — The plat has been revised to indicate the building setback lines for proposed

lot 4. The zoning table for the plat has been revised to indicate the correct bulk requirements for
existing and proposed lots.

12. Ch. 425-30 — Acknowledged. Waiver Requested.

Final Major Subdivision Requirements

13. Ch 425-9C(1) — Acknowledged. A final plat shall be submitted after public hearing and approval by
the Board.

Should you have any questions or comments concerning this or any other matter, please do not
hesitate to contact our office.

Sincerely,

BOHLER ENGINEERING NJ, LLC

(s, (Dbt —

% Alexander, %
Robert L. Streker, P.E.

RSAAljw G)\2021\J210466\Admin\Letters-OUT\Township 08 - Smith.docx
Enclosures

cc: Michael Finelli, Finelli Consulting Engineers (with enclosures)

Mark Bellin, Esq., Bellin Law (via electronic mail)
Steve P. Gouin, Giordano, Halloran & Ciesla (via electronic mail)

www.BohlerEngineering.com
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